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TECHNICAL STAFF REPORT 

 

Downtown Columbia, Lakefront Neighborhood, Phase 1 
 

Planning Board Hearing of April 11, 2023 
 

Case No./Petitioner: PB 455, Howard Research and Development Corporation (and subsidiaries) 

Project Name: Amended Final Development Plan for Downtown Columbia, Lakefront 
Neighborhood, Phase 1 (FDP-DC-L-2A) 

DPZ Planner: Jill Manion, Planning Supervisor,  
 (410) 313-4338, jmanion@howardcountymd.gov    

Request: An amended Final Development Plan (FDP), Neighborhood Concept Plan (NCP), 
Neighborhood Design Guidelines (NDG), and Neighborhood Implementation Plan (NIP) 
for Phase 1 of the Lakefront Neighborhood. The request for the amended FDP proposes 
775 dwelling units, and 85,000 SF of retail (a reduction of 44,088 SF of office and 65,000 
SF of retail from the existing density approved with FDP-DC-L-1; there is no change to 
the number of dwelling units). Additionally, the request includes an adjustment to the 
Downtown Revitalization Phasing Chart to increase the maximum number of dwelling 
units to be constructed within Phase 1 and an adjustment to the maximum permitted 
building height.  

Location: The subject parcels are located between Little Patuxent Parkway and Lake Kittamuqundi 
and extend from the north leg of Wincopin Circle to Sterrett Place. The properties are 
identified as Tax Map 30, Parcel 373, Lots D-1 and H; Tax Map 30, Parcel 275, Lots A-1 
and D-1; Tax Map 30, Parcel 290, Lots B, C-2 and G; and Tax Map 30, Parcel 269, Lot 
F-2.  
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Vicinal Properties: 

North: Lakefront Neighborhood, including open space, existing office buildings and parking.  

South: Lakefront Core Neighborhood, The Whole Foods Grocery Store parking lot and Howard Research and 
Development Company owned open space.  

East: The Sheraton and Cross Keys Inn development, Kincade Office Building, and Lake Kittamaqundi.   

West: Exxon Gas Station, Little Patuxent Parkway, and the Mall in Columbia. 

Neighborhood: The Lakefront Neighborhood, described in the Downtown Columbia Plan, should be designed to 
encourage access to Lake Kittamaqundi and the public spaces adjacent to the Lake. Design objectives include 
creating open space connections between the Lakefront Neighborhood to the Mall, Symphony Overlook and 
Warfield Neighborhoods, as well as foster a mixture of uses to add vibrancy to the Lakefront area. 

I. General Comments  

A. Relevant Site History 

The Lakefront Neighborhood is a developed area of Downtown Columbia. It includes the Ridgely and 
Sterrett office buildings, an existing parking garage (to remain), and expansive surface parking lots.  
This area was initially planned on FDP-111-A-1, FDP-62-A-1 and FDP-4-A-5, for New Town - 
Commercial uses. The Sterrett and Ridgely buildings that were initially approved on SDP-73-014 and 
SDP-71-055 have been removed. Only the existing parking structure on Lot F-2 is proposed to remain 
upon build-out of the final development plan area along with a portion of the existing surface parking 
area constructed with SDP-71-014 as part of the Cross Keys Inn.  

A Final Development Plan for Downtown Revitalization (FDP-DC-L-2) for this area of the Lakefront 
Neighborhood (informally known as Lakefront North) was approved by Planning Board as signed by 
a Decision and Order on January 9, 2020. The Public Hearing was held on November 19th, 2019 as 
case number PB 448. 

In addition to the submission of this FDP amendment, the petitioner has also submitted the following 
plans for the FDP area:  

 ECP-22-023 for the Lakefront North development area was approved on March 17, 2022.  

 F-23-001: A resubdivision plat of existing parcels within the development area to reflect future 
street and block network, is currently in review. 

 SDP-22-042: A site development plan for residential and retail development consisting of three 
buildings, downtown community commons, and a private road network. It is scheduled for 
Planning Board on April 20, 2023.   

 WP-22-126: Associated with SDP-22-042, this alternative compliance was approved on 
December 22, 2022 for the removal of one 30” specimen tree (a linden tree in fair-to-poor 
condition.  

 WP-23-051: An alternative compliance requesting an extension to the deadline for 
resubmission of the FDP, Final Plat and SDP to have additional time to address SRC 
comments.  

B. Legal Notice   

(1) The site was posted with two Planning Board hearing notices on March 10, 2023. Certification 
is in the case file. 

(2) Legal advertisements appeared in the Baltimore Sun and the Howard County Times on March 
9, 2023. Certification is in the case file.  

C. Regulatory Compliance - Final Development Plans for Downtown Revitalization are subject to the 
following, which are incorporated by reference into the record: 

(1) The Downtown Columbia Plan, Council Bill No. 58-2009, which approved an amendment to the 
Howard County General Plan, adopted February 1, 2010, and was amended with Council Bill 
No. 52-2016 on November 9, 2016. 

(2) The Zoning Regulations, including all sections enacted as part of an amendment to the Zoning 
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Regulations as Council Bill No. 59-2009 (ZRA 113).   

(3) Downtown-Wide Design Guidelines passed as Council Resolution 138-2010. 

(4) Subtitle 11 of the Subdivision and Land Development Regulations – Adequate Public Facilities.  

(5) The Sign Ordinance amended for Downtown Columbia as Council Bill 56-2010. 

(6) Subtitle 12 of the Subdivision and Land Development Regulations – Forest Conservation. 

(7) The petitioner met the following pre-submission requirements: 

(i) A Pre-submission Community Meeting was held on January 10, 2022, in accordance with 
Section 125.0.E.2 of the Zoning Regulations and Section 16.128(b)-(g) of the Subdivision 
and Land Development Regulations.  

(ii) The Design Advisory Panel (DAP) reviewed the Neighborhood Specific Design 
Guidelines on January 12, 2022, in accordance with Section 125.0.E.2 of the Zoning 
Regulations and Title 16, Subtitle 15 of the County Code. The DAP voted unanimously to 
approve the Lakefront Neighborhood Design Guidelines without any motion for 
recommendations. (See Attachment 1 for a full summary of the DAP meeting and panel 
comments.) 

D. Definitions:  

(1) Downtown Columbia Definitions: See attached definitions of terms (Attachment 2) relating to 
Downtown Columbia revitalization, which are contained in Section 103.0.A of the Zoning 
Regulations. 

(2) Neighborhood Documents: For purposes of this report, the Neighborhood Concept Plan, 
Neighborhood Specific Design Guidelines, and the Neighborhood Specific Implementation Plan 
are referred to collectively as “Neighborhood Documents.”  

 

E. Purpose of Petition - The purpose of this amended Final Development Plan (FDP) is to:  

(i) Revise the proposed uses for this FDP area with a reduction of the nonresidential density 
from 350,000 SF to 85,000 SF by eliminating office and reducing the retail footprint; 

(ii) Reconfigure the street layout and block configuration; 

(iii) Reconfigure the Downtown Community Commons and secondary amenity areas;  

(iv) Revise the Lakefront Neighborhood Design Guidelines to reflect the updated layout and 
request adjustment to the maximum building height to increase the number of building 
stories permitted within the 145’ maximum height permitted with FDP-DC-L-1 from 9 
stories to 13 stories; and 

(v) Request an adjustment to the Downtown Columbia Revitalization Phasing Chart to 
increase the maximum number of residential dwelling units permitted within Phase One 
from 2,296 units to 2,921 units, which accounts for the number of residential units 
currently approved with FDP-DC-L-2 along with 475 units to accommodate the Downtown 
Columbia Community Housing Program.   

II. Proposed Final Development Plan (FDP) and Associated Neighborhood Documents  

Section 125.0.E.3.a. of the Howard County Zoning Regulations require that a Petitioner for an FDP include 
the following neighborhood documents for the land covered by the FDP: a Neighborhood Concept Plan 
(NCP), Neighborhood Specific Design Guidelines (NDG), and a Neighborhood Implementation Plan (NIP). 
These provide context to evaluate the initial Final Development Plan and provide guidance for future Final 
Development Plan petitions. They are only binding on properties included in the FDP.  

A. Proposed Amended Final Development Plan: The Amended FDP provides a table of existing and 
proposed land uses for the subject area and establishes criteria for its development (which are further 
described in the Neighborhood Design Guidelines) and identifies Downtown Community Commons. 
The existing office buildings within the FDP boundary have been demolished. The uses proposed for 
this area of the Lakefront Neighborhood are identified below in the Development Chart detailing the 
proposed use of the 12.77 acres on the amended FDP-DC-L-2A: 
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AMENDED DEVELOPMENT CHART (FDP-DC-L-2A) 

 

Comparatively, the chart below is from the existing approved FDP-DC-L-2. Please note that the 
reduction of parcels reflect the revised parcel configuration, and not a reduction in the overall FDP 
area:  

DEVELOPMENT CHART FROM APPROVED FDP-DC-L-2 

 

In summary, the proposed amended FDP contains 85,000 SF of net new retail, and 775 residential 
units. No office or hotel use is proposed for the FDP area. In addition, the chart continues to reflect a 
demolition credit of 155,912 SF of office toward the cumulative future office square footage proposed 
within the Downtown Revitalization boundary. The modification in the use configurations reflect recent 
market conditions that have made new office, retail and hotel development challenging while also 
addressing market-rate and affordable housing demands.  

The amended FDP proposes a 0.22 acre increase of land designated as Downtown Mixed-Use Area 
(DMUA) and an equal reduction in land designated as Downtown Community Commons (DCC). The 
amended FDP still exceeds the minimum 5% DCC requirement of 0.63 acres. In addition, the area of 
additional DCC proposed on the adjacent site to construct a connection between the neighborhood 
and the Lakefront Trail has been increased from 2,981 SF to 3,429 SF.  

EXISTING FDP-DC-L-1 LAND USE TABULATION: 
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AMENDED FDP-DC-L-2A LAND USE TABULATION 

 

The amended FDP reflects a development opportunity to construct much of the required parking in a 
partially subterrain garage that will act as a platform to construct the buildings, streets and amenity 
spaces.  To distribute anticipated traffic circulation and access to the parking entrance points, roads 
have been realigned to redirect a majority of traffic from the private street extending from Wincopin 
Circle to the outer perimeter of the FDP area. This allows the central north-south right-of-way to 
prioritize pedestrians and bicycles.  

Downtown Community Commons (DCC) remain a significant component of Downtown Columbia Plan 
and for the Lakefront Neighborhood. However, locations have been reorganized in this amended FDP 
layout. In addition to the proposed changes in use calculations, the amended FDP revises the street 
and block layout as well as the DCC and Secondary Amenity Area configuration to create meaningful 
connections to the neighborhoods to the west and the existing open space assets to the east. The 
revised open space layout also reflects points of natural congregation between future buildings to 
maximum the potential utilization of the amenities.  

The reduction of DCC results from the final alignment of the Warfield Promenade and its interface 
between the Road C and Parcel A. The Warfield Green and Warfield Neighborhood Square have 
slightly increased in size with the reconfiguration. 

EXISTING APPROVED DOWNTOWN COMMUNITY COMMONS/AMENITY AREA (FDP-DC-L-2) 

 

AMENDED DOWNTOWN COMMUNITY COMMONS/AMENITY AREA (FDP-DC-L-2A) 
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B. The Lakefront Neighborhood Concept Plan: The Lakefront Neighborhood Concept plan has been 
amended to reflect the revised block and street configuration, building heights, pedestrian and bicycle 
circulation, and amenity framework for the Lakefront Neighborhood as discussed in the previous 
section.  The proposal remains consistent with the neighborhood characteristics shown in the 
Downtown Columbia Plan exhibits, with some modifications. 

The maximum building height within the existing approved FDP-DC-L-1 maintained the 9-story limit 
consistent with the Downtown Columbia Plan but increased the maximum linear height to 145 feet, 
allowing design flexibility within common architectural standards. The amended FDP maintains the 
145 ft maximum building height, but the petitioner requests an increase of the maximum number of 
stories permitted within the height allowance from 9-stories to 13-stories to accommodate residential 
density while meeting the varied architectural height parameters within the Neighborhood Design 
Guidelines. The design provides diverse building massing across the street block. The Neighborhood 
Design Guidelines provide further information and the request is discussed in the Planning Board 
Criteria.  

C. The Lakefront Neighborhood Design Guidelines (NDG): The NDG provide a comprehensive guide 
for block, street, open space, and architectural design for the Lakefront neighborhood. The guidelines 
establish the overall vision for the area, block standards and form, and street design that encourages 
a balance of pedestrian, bicycle, transit and vehicular use. The NDG also includes standards for 
amenity spaces/downtown community commons, architectural components for building types and 
forms, and storefront standards and materials. Finally, the guidelines address signage, on- and off- 
road bicycle facilities and sustainability. In addition to reflecting the changes to street, block and open 
space configuration, changes to the Lakefront NDG reflect the requested adjustments to the building 
height parameters.  

D. The Lakefront Neighborhood Implementation Plan (NIP). The NIP estimates timing and provides 
benchmarks to complete the proposed development and the underlying infrastructure. It must be 
consistent with the Downtown Revitalization Phasing Plan (or any adjustments permitted by Planning 
Board) and the CEPPA Implementation chart. It was updated to reflect the changes to the other 
documents.  

E. Adjustments to Downtown Revitalization Phasing Chart. As stated above, with this FDP 
Amendment the petitioner is requesting an adjustment to Phase 1 of the Downtown Revitalization 
Phasing Chart to increase the maximum cap for residential dwelling units from 2,296 to 2,921. This 
adjustment accommodates the proposed residential units for this FDP area along with the affordable 
housing proposed for the New Cultural Center and other future affordable housing projects.  

III. Planning Board Criteria 

In accordance with Section 125.0.E.4 of the Howard County Zoning Regulations, the Planning Board must 
evaluate and approve, approve with conditions, or deny the petition based on whether the Final 
Development Plan and associated Neighborhood Documents satisfy the following criteria:  
 

A. The Downtown Neighborhood Concept Plan, the Neighborhood Specific Design Guidelines, 
and the Neighborhood Specific Implementation Plan conform with the Downtown-Wide Design 
Guidelines, the Downtown Columbia Plan, the Street and Block Plan, the Neighborhoods Plan, 
the Maximum Building Heights Plan, the Primary Amenity Space Framework Diagram, the 
Street Framework Diagram, the Bicycle and Pedestrian Plan, and the Open Space Preservation 
Plan, or that any proposed change(s) will not be detrimental to the overall design concept and 
phasing for Downtown Revitalization. Limited change in building heights may be approved 
based on compatibility, character and height of nearby existing and planned development and 
redevelopment, and open spaces in the area. However, in no event shall the maximum 
building height for Downtown Revitalization exceed twenty stories. 

Using the criteria listed in Section 125.0.A.2.b of the Howard County Zoning Regulations, the Final 
Development Plan conforms to the Downtown Columbia Plan. The proposed Amended Final 
Development Plan remains consistent with the exhibits shown in the Downtown Columbia Plan with 
only minor modifications to the street and block layout, as well as the layout of the Downtown 
Community Commons.  The inherent policies, timing and implementation of the plan, timing of the 
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development, development patterns, land uses, densities and intensities of uses remain consistent 
with the respective neighborhood concept plan, neighborhood guidelines, and neighborhood 
implementation plan.  These proposed minor modifications conform to the Downtown Columbia Plan 
because they are designed to respond to the existing built environment and will provide improved 
operational design. These modifications do not hamper or conflict with the stated goals of the 
Downtown Columbia Plan or for the Lakefront Neighborhood.  

BUILDING HEIGHT ADJUSTMENT: The petitioner was previously granted an increase of the 
maximum linear building height for a 9-story building with FDP-DC-L-2 from 120’ to 145’. The 
increase allowed flexibility to accommodate the standard floorplates and floor- to-ceiling commercial 
uses. The petitioner seeks to maintain the 145’ building height but to increase the number of stories 
permitted within the FDP area from 9-stories to 13-stories. Doing so allows a more varied building 
massing along the street front, with buildings designed to scale along primary pedestrian routes and 
increasing in height as the building steps back from the right-of-way. The additional stories can be 
accommodated within the same linear height due to the smaller floor-to-floor clearance in residential 
construction. The architectural standards within the Lakefront Neighborhood Design Guidelines for 
block design and massing facilitate this design approach. As the linear height is not changing from 
the previous increase approved with FDP-DC-L-2, the overall compatibility to character of the 
surrounding area existing and planned development and redevelopment remains similar.  

B. The Neighborhood Design Guidelines submitted with the Final Development Plan offer 
sufficient detail to guide the appearance of the neighborhood over time, and promote design 
features that are achievable and appropriate for Downtown Revitalization in accordance with 
the Design Guidelines and the Downtown Columbia Plan. 

 
According to Section 125.0.E.3.a.2 of the Zoning Regulations, the Lakefront Core Neighborhood 
Design Guidelines address and provide sufficient guidance for development plans within the 
neighborhood and promote achievable and appropriate design features. The following design 
components are included to support this criterion: 

 Urban design, including scale and massing, block configuration, parking and service functions, 
building entrances, and street lighting and furniture are primarily covered in Chapter 2, Urban 
Design. Street lighting and furniture are covered under Chapter 3 - Street Design: Material and 
Elements Standards.  

 Street design and framework is covered in Chapter 3, Street Design 

 Downtown Community Commons and Downtown Parkland is covered in Chapter 4, Amenity Space 

 Architectural design is covered in Chapter 5, Architecture 

 Green building and green site design are covered as a sub-section at the beginning of Chapters 2 
through 5, titled Sustainability Goals, and describe green design considerations relative to each 
chapter. The NDG further encourages these principles through multiple references to the 
Sustainability Guidelines in the Downtown-Wide Design Guidelines, which are attached as an 
Appendix to the Crescent Neighborhood Design Guidelines. 

 Pedestrian and bicycle circulation features are discussed in Chapter 3, Street Design. Routes are 
found on Page 41 and sidewalk characteristics are in the Streetscape section of the chapter. In 
addition, appendices have been included in the guidelines for On-Road and Off-Road Bicycle 
Facilities.   

 Signage is covered in Chapter 6, Signage.  
 

In addition, the Planning Board may consider the Design Advisory Panel’s (DAP) review summary, in 
accordance with Title 16, Subsection 1504(f) of the County Code. The DAP voted unanimously to approve 
the Lakefront Neighborhood Design Guidelines without any recommendations. 

C. The Final Development Plan conforms with the Neighborhood Documents; the Revitalization 
Phasing Plan, the Downtown Community Enhancements, Programs, and Public Amenities 
(CEPPA) Implementation Chart and Flexibility Provisions; the Downtown-wide Design 
Guidelines; the Downtown Columbia Plan, (including the Street and Block Plan, the 
Neighborhoods Plan, the Maximum Building Heights Plan, the Primary Amenity Space 
Framework Diagram, the Street Framework Diagram, the Bicycle and Pedestrian Plan, and the 
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Open Space Preservation Plan). Limited change in building heights may be approved based on 
compatibility, character, and height of nearby existing and planned development and 
redevelopment, and open spaces in the area. However, in no event shall the maximum building 
height for Downtown Revitalization exceed twenty stories. 
 
This FDP conforms with the Downtown Columbia Plan and exhibits, the Downtown-wide Design 
Guidelines and the amended Neighborhood Documents. The neighborhood documents were updated 
with a specific design in mind and the FDP carries the layout envisioned in the neighborhood 
documents. Any design modifications from the Downtown Columbia Plan are evaluated as part of 
Criteria A. As part of the amended FDP request, the adjustment to the Downtown Revitalization Phasing 
Chart is discussed. 

 
Adjustment to Downtown Revitalization Phasing: Section 125.0.A.9.h.(4) of the Zoning Regulations 
allows a Petitioner to request adjustments to the Downtown Revitalization Phasing Plan to take 
advantage of a major or unique employment, economic development or evolving land use concept or 
opportunity. The Planning Board may approval such adjustment if such approval would (i) not be 
detrimental to the overall vision for Downtown Columbia expressed in the Downtown Columbia Plan; 
(ii) not create an adverse community or economic impact; and (iii) establish a reasonable schedule for 
completion of any requested comparable alternative CEPPA.  
 
The Petitioner requests to increase the maximum number of residential dwelling units permitted within 
Phase 1 from 2,296 units to 2,921 units, which accounts for the number of residential units currently 
approved with FDP-DC-L-2 along with 475 units to accommodate the Downtown Columbia Community 
Housing Program. This includes residential units approved with the New Cultural Center (SDP-17-043) 
as well as other future affordable housing developments.  Therefore, the adjustment will not be 
detrimental to the overall vision for Downtown Columbia, of which inclusive housing is a major goal.  
 
Additionally, building atop of parking podium disperses a majority of the parking below grade and 
provides an enhanced pedestrian experience at street level with an integrated design between 
proposed buildings and downtown community commons. 

 
 

DOWNTOWN REVITALIZATION PHASING CHART – DOWNTOWN COLUMBIA PLAN 
 

 

Downtown Revitalization Phasing is established with building permit issuance. The tabulation of 
Downtown development use types with approved building permits is currently: 

 1671 residential units  

 205,770 SF net new retail (accounts for 37,800 SF demolition credit from the Mall) 

 480,577 sf office and conference (accounts for demolition credits for the American Cities 
Building [117,098 SF], Ridgely Building [40,000 SF] and Sterrett Building [155,915 SF] 

 0 hotel units.  
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As noted in bullet three, the demolition credit for office has reduced the net new development, 
thereby reflecting less office than what was actually constructed. Additionally, there are two 
approved site development plans that have approval but are not included in the above totals 
because they have not yet received building permits -  SDP-17-043 (New Cultural Center) for 174 
affordable units and SDP-18-005 for a 250-unit hotel.  

 Additional office and retail development is anticipated for submission within the next year, and the 
hotel building permits were extended to December 2024. A pre-submission community meeting was 
held on November 21, 2022 for a new office building in the Merriweather District (Crescent 
Neighborhood). An Environmental Concept Plan (ECP-23-032) for this office building was 
submitted, and has been approved in February 2023.  Therefore, the requested modification does 
not create an adverse community or economic impact. New office and commercial development 
remain in relative balance with residential development, and the slight increase maintains 
opportunities for affordable housing projects to proceed.  

The adjusted Downtown Revitalization Phasing Progression Chart is proposed as follow (also 
provided as Attachment 4): 

 
 

The unique concept the Petitioner is proposing is the design of the neighborhood with much of the 
parking provided below grade rather than separate above ground parking structures. The proposed 
parking structure integrates with the existing topography of the site and creates a platform to 
construct the neighborhood streets, buildings and open space on top of a single podium. This unique 
design requires all buildings to be constructed at the same time.  

Permitting this adjustment will allow redevelopment of the surface parking lot to provide and proceed 
with implementation of the affordable housing program while allowing office, retail and hotel 
development time to proceed through the remainder of the process.  

 
   CEPPA Implementation Chart 

No CEPPA requirements are triggered with this amended FDP. All previously triggered CEPPAs have 
either been satisfied or approved for alternative timing (see Attachment 5). CEPPAs potentially 
triggered by future development in the FDP area will be evaluated with future Site Development Plans.  

D. The Final Development Plan, when considered in the context of surrounding planned or 
existing development, provides a balanced mix of housing, employment, commercial, arts, 
and cultural uses in each phase. 

The Final Development Plan provides a mix of retail, and multi-family residential uses.  The FDP 
provides the necessary balance within the neighborhood to achieve the objectives of the Downtown 
Columbia Plan. 
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E. The Final Development Plan satisfies the affordable housing requirement. 

Affordable Housing for this FDP area will be met through the Council approved Development Rights 
and Responsibilities Agreement (DRRA) between the County and the Petitioner and recorded in the 
Howard County Land Records in Book 17457, Page 265. In addition, each owner of property 
developed with commercial uses must make an annual payment toward affordable housing, in 
accordance with CEPPA #27. In addition, there will be a 15% MIHU requirement for the property 
outside the DRRA area.  

F. The bicycle, pedestrian, and transit network creates convenient connections throughout the 
subject area and connect, wherever possible, to existing and planned sidewalks, path, and 
routes adjoining the development. 

The Final Development Plan shows a pedestrian and bicycle network that conforms to the 
Neighborhood Concept Plan and the Bicycle and Pedestrian Circulation Plan in the Downtown 
Columbia Plan and connects with existing pedestrian and bicycle circulation systems. Streets are to be 
shared by vehicles and bicycles and there will be new multi-use pathways along Little Patuxent 
Parkway. Connections to transit will be evaluated with future Site Development Plans, in consultation 
with the Office of Transportation. 

G. The Final Development Plan protects land covered by lakes, streams or rivers, flood plains 
and steep slopes, and provides connections, where possible to existing and planned open 
space within the neighborhood and in surrounding area. 

The FDP provides a street and block configuration that avoids a limited area of floodplain, stream buffer 
and steep slopes at the northeast corner of the property. Any impacts to this area are limited to following 
existing utility alignments for utility upgrades and to create a direct connection to the Lake Kittamaqundi 
open space area and trail network. The extent of any essential disturbance for these limited 
improvements are fully evaluated at the site development plan stage and require approval by the 
Maryland Department of the Environment (MDE).  
 
The proposed amended FDP creates connections to existing open space by aligning new Downtown 
Community Commons with these spaces and with areas of future open space to the west, identified in 
the Downtown Columbia Plan. The plan follows the recommendations of the Downtown Columbia Plan 
by creating pedestrian connections from the Mall to the Lakefront and the street and block design 
promote walkability in the area. 

 

H. The Final Development Plan provides the location of Downtown Community Commons 
required under Section 125.A.9.h as indicated in the Neighborhood Concept Plan. 

The FDP includes approximately .083 acres of new Downtown Community Commons along with the 
commitment to construct 4,082 SF of additional amenity on the Columbia Association owned open 
space adjacent to the FDP area. These commons consist of a proportional share of the Warfield 
Promenade Primary Amenity Space, the Wincopin Green Primary Amenity Space and additional 
secondary amenity spaces, including a Downtown Neighborhood Square and extensions to the existing 
pathway network. The proposed Downtown Community Commons conform to the Lakefront 
Neighborhood Concept Plan and the Downtown Columbia Plan. 

I. The Final Development Plan is in harmony with existing and planned vicinal land uses. In 
making this determination, the Planning Board shall consider, if appropriate: 

1) Landscape features on the boundary of the plan area, which may include protection of 
existing vegetation or grade changes that provide a natural separation, or landscape 
planting; 

2) The size of buildings along the edges of the plan area through limits on building height or 
other requirements; 

3) The use and design of nearby properties and 

4) The adopted Downtown Columbia Plan recommendations for height, building massing and 
scale, and neighborhood connectivity. 
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The FDP includes a mix of uses consistent with mixed use development, including residential and retail 
development. With the adjacent existing office, hotel and retail to the east and south of this FDP area, 
a diversity of uses is maintained within the neighborhood. Proposed building heights are consistent with 
the approved FDP-DC-L-2, although additional stories are requested to permit 13-story building within 
the maximum height to accommodate varied massing of the buildings and blocks. Nearby 
developments include multiple story commercial and residential buildings, the Sheraton Hotel, and 
surface and structured parking. Proposed building massing, described in the Lakefront Neighborhood 
Design Guidelines, provides a transition in height and scale from Little Patuxent Parkway to the 
Lakefront. Connectivity within the neighborhood and to areas beyond the Lakefront Core is a central 
theme of this FDP and neighborhood documents. 

J. The development, as proposed by this Final Development Plan, is adequately served by public 
facilities; including any proposed mitigation or development staging. It further complies with 
the Adequate Public Facilities Ordinances (Title 16, Subtitle 11 of the Howard County Code) for 
both schools and roads. 

1) Housing Allocations/Schools Test: The proposed amended FDP maintains a total of 775 units 
which were approved with the FDP-DC-L-1. The existing phasing is as follows: 

 

The petitioner is requesting a redistribution of the phasing for the 775 residential dwelling units in 
proposed in the FDP. 701 residential units will be reallocated to Phase 1 with the remaining 74 
units redistributed to a future phase. In addition, none of the units will be required to be age-
restricted. When FDP-DC-L-1 was originally approved, a portion of the allocations did not pass 
the school capacity test. Projects are retested annually with the Council adoption of the APFO 
School Capacity Chart. The site’s remaining tentative allocations have passed the school capacity 
test with the County Council’s approval of CR100-2022 on July 5, 2022.  

2) Transportation: Proposed development was tested for adequate transportation facilities, in 
accordance with the Adequate Public Facilities Ordinances (Title 16, Subtitle 11 of the Howard 
County Code). A traffic study prepared by Wells & Associates, indicates that transportation 
facilities will be adequate by adopting the transitional Critical Lane Volume intersection standards 
permitted for Downtown Columbia. Any improvements to the existing and new street network will 
be phased according to number of vehicle trips identified with future SDPs, which will be 
evaluated with each SDP submission. Transportation improvements will also be coordinated with 
the phasing of construction with the SDP.  

K. The Final Development Plan protects environmentally sensitive features and provides 
environmental restoration in accordance with the Downtown Columbia Plan.  

The FDP provides a street and block configuration avoids a limited area of floodplain, stream buffer 
and steep slopes at the northeast corner of the property. Any impacts to this area is limited to following 
existing utility alignments for utility upgrades and to create a direct connection to the Lake Kittamaqundi 
open space area and trail network. The extent of any essential disturbance for these limited 
improvements are fully evaluated at the site development plan stage and require approval by the 
Maryland Department of the Environment (MDE).  

The existing site improvements were developed without stormwater management. The future 
development of this site will retrofit the development are to comply with the 2010 Stormwater 
Management regulations 

DocuSign Envelope ID: D7BAF057-7353-4786-BF43-1976A18B1C39



12 

 

L. The Final Development Plan protects any historic or culturally significant existing sites, 
buildings or structures, and public art. 

There are no historic or culturally significant buildings, structures or public art within the boundary of 
the Final Development Plan.  

M. The Final Development Plan proposes any appropriate plan to satisfy the requirement for art in 
the community. 

The FDP requires the Petitioner to incorporate art at a value equivalent to 1% of the building 
construction cost.  If it is not provided, a fee-in-lieu, as provided in Section 125.0.A9.f(2) of the Zoning 
Regulations, may be paid.  

N. The Final Development Plan provides a plan to hold, own, and maintain in perpetuity land 
intended for common, quasi-public amenity use and public art that is not publically owned, 
including, without limitation, any Downtown Community Commons, Downtown Parkland, 
Downtown Arts, Cultural and Community Use, and Downtown Neighborhood Square shown on 
the Final Development Plan. 

 
Property within the FDP area intended for common, quasi-public amenity use will be held, owned, and 
maintained by the property owner; subject to a potential maintenance or reciprocal agreement among 
the property owners or assumed by a maintenance organization, or other organization. Specific 
mechanisms will be further established on future Site Development Plans and appropriate agreements 
for maintenance and access will be provided at that time.  

O. To better ensure conformance with the Community Enhancements, Programs and Public 
Amenities provisions, the Final Development Plan provides for a plan to establish membership 
in the Downtown Columbia Partnership and payment of the annual charges. Each Final 
Development Plan shall show a consistent means of calculating and providing the required 
annual charges. 

A note has been added on the FDP regarding Downtown Partnership membership and the formula to 
calculate the payment of annual changes in a consistent manner, as established in CEPPA 25. 

 
 
 

_________________________________    _________ 
Amy Gowan, Director            Date 
Department of Planning and Zoning 

 
This file is available for public review at the Department of Planning and Zoning’s public service counter, 
Monday through Thursday, 8:00 a.m. to 5:00 p.m. and Friday from 8:00 a.m. to 3:00 p.m. 
 
LIST OF TSR ATTACHMENTS: 
1. DAP COMMENTS (NDG only) 
2. DEFINITIONS 
3. ADJUSTED REVITALIZATION PHASING CHART 
4. CEPPA STATUS SUMMARY 
 
OTHER ATTACHMENTS FOR PB 455: 
 

 AMENDED FDP, NCP, NDG, NIP 

 EXISTING FDP AND NCP  
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DAP liked how retail was sprinkled throughout the street instead of being consolidated.  The issue with 
a pedestrian street is that residents will enter the garages and disappear underground and go to their 
apartments so anything that can be done to celebrate the street life is beneficial. 
 
DAP asked if there are any retail components in the bottom of B and A.  The neighborhood retail will 
help keep the street fronts and sidewalks active.    

The applicant advised there will be a substantial amount of retail in Building B and possibly a 
café on the corner fronting Wincopin.  There is also a larger area that the applicant is working 
with Howard Hughes to add a community focused tenant as a destination anchor.  Buildings A & 
D are dealing with more constrained sites.   
The bike room on the ground floor will be an amenity with work tables where bike experts could 
give talks on bike tune ups.     

 
Overall Architectural Design 
DAP commented that it is intriguing to have 3 design teams create 3 unique buildings with a cohesive 
vision that are transitional, contemporary and edgy.  Columbia started off as an edgy architectural town 
with 2 early Frank Gehry buildings and it is good to keep pushing the eclecticism. 
 
DAP recommended that the applicants consider the view from Route 29 in the design, especially 
Parcels B and D2.  This could be a huge selling point for the district with a collage of different apertures 
and lights between the different buildings at night.  The back view from the Columbia Mall should also 
be considered. 
 
DAP inquired if all these units will be rentals. 

The applicant advised these will be rental units.  Howard Hughes feels there is a strong demand 
for them with this type of environment and want this to be inclusionary and fill a need for 
affordable housing in Columbia. 

 
Landscape 
DAP commented that they feel the applicants have done a great job and this will become a destination 
that people will want to visit that is dynamic and beautiful. 
 
DAP commented that it is great to see the details of the plan and likes the use of native plant materials 
but cautioned that the term “wild” may be interpreted as lack of maintenance by the public and it may 
be better to use “natural realm” instead. 
 
DAP asked if the street trees will have planting zones around them since trees planted in tree wells do 
not do as well as in an open planted environment. 

The applicant advised that they are working with Silva Cell to create an underground rain 
garden storm water management system along the street that will help to prevent compaction of 
the soil, so the roots are able to thrive.  This system can also help with disease prevention.  The 
planters are generous in size and permeable paving will also be used to charge the Silva Cells 
during rain events. 
 

DAP cautioned about making sure the landscape does not create blind areas that could be unsafe and 
lead to crime, especially down near the wooded areas. 
 
DAP commented that the neighborhood green terminates at a service road and there is a 20+ foot drop 
as you cross into the ravine.  DAP inquired what this connection will look like in the future and what is 
the timeline. 
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Regarding the green infrastructure and connection to nature it would be beneficial to have some 
interpretation for the public, including the labeling of trees in the neighborhood as well as around the 
trails.  This is also an opportunity to teach about the importance of the Chesapeake watershed that 
would be valuable to the people living there as well as school environmental field trips.  

The applicant thinks this is a great idea, especially carrying the theme down into the natural 
areas.  
 

DAP commented that the greens are small and will be heavily trafficked and recommended not using 
an artificial turf, but a stabilized turf that can be irrigated and handle a lot of use. 
 The applicant agreed. 
 
DAP Motions for Recommendations 
 The DAP had no motions. 

 
3. Other Business and Informational Items 

a. The next DAP meeting will be March 9, 2022. 
 

4. Call to Adjourn 
DAP Chair Robert Gorman adjourned the meeting at 9:20 PM  
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PB 455 
 

Technical Staff Report 
ATTACHMENT 2 

Relevant Definitions Relating to Downtown Columbia Revitalization 

(Excerpted from Section 103 of the Zoning Regulations) 

Downtown Arts, Cultural and Community Use : Land areas, uses and facilities established for 
cultural, civic, recreation, educational, environmental, entertainment or community use or 
benefit, whether or not enclosed and whether publicly or privately owned or operated for 
profit, including, but not limited to, libraries, fire stations, schools, museums, galleries, artistic 
work, and transit facilities. Eating, seating and gathering areas that are accessory to these 
uses are permitted. 

Downtown Arts and Entertainment Park: A contiguous area including a large outdoor 
amphitheater which may be surrounded by a variety of smaller indoor or outdoor artistic and 
performance spaces, museums, galleries and similar cultural or educational uses in a park-
like setting. Ancillary uses such as food vendors, gift shops, small restaurants and supporting 
infrastructure such as utilities, public and private roadways, multi-modal circulation systems 
adjacent to public and private roadways, surface parking lots, parking structures, and 
underground parking are also permitted. 

Downtown CEPPA Implementation Chart: The chart and associated text and flexibility 
provisions contained in the Downtown Columbia Plan which identify the phasing for 
Downtown Community Enhancements, Programs and Public Amenities. 

Downtown Columbia: The following recorded Final Development Plan Phases: Phase 4, Phase 
4-A-5, Phase 21, Phase 47-A-7, Phase 52, Phase 62-A-1, Phase 95, Phase 101-A, Phase 105, 
Phase111-A-1, Phase 115, Phase 121, Phase 122-A, Phase 139-A-3, Phase 140-A-1, Phase 192-
A, Phase 211, Phase 217-A-1, Phase 219, Phase 234, and the area within the described limits 
included in exhibit A of the Appendix in these Zoning Regulations. 

Downtown Columbia Plan: The General Plan Amendment for Downtown Columbia approved 
by County Council Bill No. 58-2009. 

Downtown Community Commons: Amenity spaces such as plazas, promenades, greens, 
gardens, squares and other pedestrian-oriented areas, whether publicly or privately owned, 
that are intended for community interaction and may include spaces for seating, walking, 
eating, gathering, fountains, public art, way-finding signage, kiosks, or other similar public 
amenities. Downtown Community Commons can also include walkways that are designed to 
enhance and be an integral part of the adjacent amenity space, but shall not include any drive 
lane for vehicular traffic such as private streets, alleys and public roadways for automotive 
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use. Downtown Community Commons must be generally accessible by the public without 
charge. Included in this category are Downtown Neighborhood Squares. Downtown 
Community Commons may be integrated into or developed as a part of other uses and may 
include underground parking, utilities and other infrastructure supporting downtown 
revitalization. 

Downtown Community Enhancements, Programs and Public Amenities (CEPPA): The specific 
feasibility studies, improvement and management organizations, environmental 
enhancement programs, and physical improvements identified in the Downtown CEPPA 
implementation chart contained in the Downtown Columbia Plan. 

Downtown Environmental Restoration: Projects within Downtown Columbia that are 
identified in Columbia Town Center Merriweather and Crescent Environmental Enhancements 
Study or Best Management Practices for Symphony Stream and Lake Kittamaqundi 
Watersheds involving forest restoration and enhancement, reforestation and afforestation, 
wetland enhancement, and stream restoration activities. 

Downtown Environmentally Sensitive Land Area: An area within Downtown Columbia meeting 
the definition in the Howard County Land Development Regulations of either a floodplain, 
steep slope, stream or wetland buffers. 

Downtown Maximum Building Height Plan: The plan which graphically represents the 
maximum building height requirements for all Downtown revitalization, as depicted in the 
Downtown Columbia Plan. 

Downtown Mixed-Use: A land-use designation that permits any use or combination of uses 
permitted under Section 125.0.A.9.B. including supporting infrastructure, such as utilities, 
public and private roadways, multi-modal circulation systems adjacent to public and private 
roadways, surface parking lots, parking structures, and underground parking. 

Downtown Neighborhood Concept Plan: A concept plan showing an individual neighborhood 
identified in the Downtown Columbia Plan that depicts a general layout for proposed public 
and private streets, block sizes and configurations, maximum building heights and proposed 
Downtown Community Commons as context for the evaluation of the Final Development 
Plans. 

Downtown Neighborhood Design Guidelines: Urban design guidelines for an individual 
neighborhood identified in the Downtown Columbia Plan. 

Downtown Neighborhood Square: An outdoor amenity space comprised of not less than 
25,000 contiguous square feet, exclusive of bike paths and required sidewalks that might be 
located along its perimeter. A Downtown Neighborhood Square may be covered or partially 
covered. 














